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	DELEGATED ITEM FILE REPORT: 
	REFUSAL

		

	Development Description:
	Proposed alterations to garage building including removal of first floor bedroom and shower room, external staircase, under-stair storage and wire mesh pen. Extension to provide ground-floor exercise room with shower, toilet and store with upper-level terrace to provide a seating area with access off to a storage area within the garage roof.

	Site Address/Location:
	1 Higher Standen Hey Farm, Whalley Road Pendleton BB7 1PP. 

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection subject to conditions. 

	

	CONSULTATIONS: 
	Additional Representations.

	No comments received. 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1:	Development Strategy
Key Statement DS2: 	Sustainable Development

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DMH5:	Residential and Curtilage Extensions

National Planning Policy Framework (NPPF)


	Relevant Planning History:

2015/0231: New extension (approved with conditions). 

2014/0985: New extension (refused). 

2014/0486: New extension. (refused). 

2007/0880: Detached double garages and alterations to openings from planning permission 3/2000/0501/P. (approved with conditions). 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a semi-detached barn conversion accessed via a track leading off Whalley Road, Pendleton. The surrounding area is predominately residential, being typified of varying styles of dwelling, a number of which are barn conversions. The application site itself is not on any designated land but there is a Public Right of Way Footpath immediately adjacent to the site. 


	Proposed Development for which consent is sought:

Consent is sought for alterations to an existing garage structure within the curtilage of the application dwelling. These alterations comprise an extension, increase in the footprint and alterations to the roof pitch. 


	Impact Upon Residential Amenity:

The proposed garage structure is located a sufficient distance from neighbouring dwellings to mitigate any adverse impact on residential amenity. 


	Visual Amenity/External Appearance:

The existing structure comprises a double garage with first floor bedroom accommodation with velux rooflights that is accessed via an external staircase. Having reviewed the planning history for this site, it is apparent that this external staircase does not have planning consent. Permitted Development rights for all development within the curtilage were removed under application 3/2007/0880 which was for the original construction of the garage. 

The proposal seeks to make significant alterations to the existing garage structure, primarily by virtue of an extension in addition to partial demolition and re-build of the existing structure to alter the roof pitch and increase the footprint. The application dwelling is accessed via an access only track but provides vehicular access to a significant number of properties, the application site can be clearly seen from this access road. There is also a public right of way footpath that runs parallel to the application site which would afford clear views of the development. 

Policy DMG1 of the Ribble Valley Core Strategy States that all development must:

1. Be of a high standard of building design which considers the 8 building in context principles (from the cabe/english heritage building on context toolkit. 
2. Be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing, style, features and building materials. 
3. Consider the density, layout and relationship between buildings, which is of major importance. Particular emphasis will be placed on visual appearance and the relationship to surroundings, including impact on landscape character, as well as the effects of development on existing amenities.

The proposed alterations to the roof-pitch will result in a disproportionate and partially exaggerated roof-slope that would break the existing traditional built form of the garage structure. The conversion of the barn, which is the main dwellinghouse, has been done sympathetically so as to maintain its inherent historic fabric. The proposed alterations to the garage roof would break away from the existing simplicity within the site which allows for the barn conversion to be the main focal point. The existing external staircase on the garage that has been constructed without consent, which can be viewed from the roadside, is also considered to detract from the simplicity of the barn conversion itself. 

In respect of the proposed extension to the garage, this would result in an incongruous and disproportionate form of the developemnt that as a result would further detract from the character of the barn. The overall footprint of the garage would be significant, beyond that of the existing barn. Desktop analysis shows that the original footprint of the main dwelling, not inclusive of the later lean-to extension, is approximately 99 metres squared. The proposed garage structure would measure 108 metres squared, considerably larger than the original dwelling itself. 

Consequently, the garage would be of an excessive scale when read in conjunction with the application dwelling and as such would fail to take a subservient position to the host dwelling and would as a result detract from the inherent character and simplicity of the barn conversion. Furthermore, the overall design of the garage structure reads as overdeveloped, featuring several large doors openings, window openings, external staircase and raised terrace, this is in stark contrast with the traditional and modest built form in the immediate vicinity. 

It is therefore considered that the proposed development goes against the aims and objectives of Policy DMG1 of the Ribble Valley CS in a much that its scale, style and nature fails to respond positively to application dwelling subsequently harming the character of the barn conversion. 


	Highways and Parking:

LCC Highways were consulted in relation to the proposal and raise no objection subject to the below condition and an informative note relating to blocking Public Right of Way accesses being placed on any approval decision notice. 

The extension to provide ground-floor exercise room hereby approved shall only be used ancillary to the enjoyment of the existing dwelling at 1 Higher Standen Hey Farm and shall not be used by way of sale or sub-letting to form separate residential accommodation. 

Reason: To avoid the creation of separate dwellings which may be sub-standard in terms of parking provision and/or vehicular manoeuvring area.


	Landscape/Ecology:

A preliminary bat roost assessment was carried out at the application site on 19.12.2023. The survey concluded that there was no evidence of roosting bats or nesting birds recorded and the application building offers negligible roosting potential. As such, no further surveys were deemed necessary. 


	Observations/Consideration of Matters Raised/Conclusion:

As such, for the above reasons and having regard to all material considerations and matters raised that the application is recommended for refusal.


	RECOMMENDATION:
	

	That planning consent be refused for the following reason(s).

	01:
	The proposed development would result in the introduction of an unsympathetic cumulative level of development, of an incongruous and anomalous appearance that would fail to respond positively to the inherent character of the existing dwelling, being of significant detriment the character of the simplicity of the original barn conversion.  As such the proposal is considered to be in direct conflict with Policy DMG1 of the Ribble Valley Core Strategy. 
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